
Description of the Request:  

Amend the Land Development Code to revise 

development standards and design standards for 

duplex and tandem development. 

 

Staff’s Recommendation: 

Approval of the request. 

 

 

Public Comment 

Staff has engaged the public in numerous ways, 

including: 

 City website: cityoforlando.net/duplexes 

 Advertisement in the Orlando Sentinel.  

 Meetings with developers and residents. 

 Online survey, February 2016 

 Notifications on nextdoor.com 
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 Evening workshop on September 21, 2016. 

 Previous MPB presentations on March 17, 

2015 and April 21, 2015. 

Comments received from January 20, 2016 to 

December 12, 2016 will be provided to the MPB 

as part of their review packages.  Comments re-

ceived from December 13 to December 19 will be 

provided to the board members during the meet-

ing.  

Updated: December 8, 2016 

D E V E L O P M E N T  T Y P E S  

Single family—one 

unit on one lot 

Duplex—two con-

nected units on one lot 

Tandem—two separate units 

with reduced setbacks on 

one lot (lot may be split) 

Conventional single family, tandem 

single family, and duplex develop-

ment are all permitted in the R-2A, R

-2B, R-3A and R-3B zoning districts. 

On a typical 50’ by 110’ lot, this 

yields the following typical develop-

ment types. 

 

A note to residents: Many new homes 

are marketed as townhomes or con-

dos. Regardless of the name used for 

the home, they are regulated in the 

zoning code according to the three 

housing types shown on the right.  If 

three or more units are connected, 

they are regulated in the zoning code 

as attached development 

(townhome).  Attached development 

is not allowed in R-2A, but is al-

lowed in R-2B, R-3A and R-3B. 
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Residents living in neighborhoods where 

duplexes are allowed have expressed con-

cerns about how the duplexes do not match 

the character of the neighborhood. Well-

designed duplexes and tandems provide 

advantages for our downtown neighbor-

hoods by giving more affordable options 

for young families looking to purchase or 

rent homes.  

 

Duplexes and tandems are only allowed in 

certain areas of our downtown neighbor-

hoods that are designated as allowing mul-

tiple families to live on one lot within in 

that district. These are either One to Two 

Family Districts (R-2A) or One to Five 

Family Districts (R-2B).  Mixed use dis-

tricts also allow duplexes, but in those lo-

cations most nearby development is non-

residential. 

 

The description and purpose for the R-2 

areas in our Zoning Code is clear. These 

districts are intended to: 

“Conserve the general character of estab-

lished neighborhoods which have devel-

oped over time […] New development in 

this district is encouraged to maintain the 

prevailing bulk, height, setbacks and gen-

eral design of the surrounding neighbor-

hood.” 

 

Over the last 20 years, infill residential 

development has become more common in 

Orlando’s downtown neighborhoods (also 

called the Traditional City). While much of 

this development shows positive improve-

ment as people upgrade or enlarge their 

homes, some development has become out 

of character with the pre-existing develop-

ment pattern. In particular, duplexes (2 

attached units on one lot) have increased 

dramatically in size and are often located 

on lots previously occupied by a smaller 

single family home. 

 

Historically, the prevailing setbacks of homes were often considerably more than the minimum required. This often left ample room 

for yards, landscaping, and mature trees. Over the last 20 years, new development has typically been constructed at the maximum 

height and bulk while meeting the minimum setback requirements. One or two lots on a block that are developed this way may be 

acceptable, but over time, as more and more lots are being redeveloped, the fundamental character and rhythm of the respective 

neighborhood development patterns has changed. 

 

City planning staff has analyzed existing development patterns and worked with neighborhood residents and developers to suggest 

the best way to balance homeowner affordability and market feasibility with maintaining the neighborhood character that exist in 

these areas. 

 

B A C K G R O U N D  
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G O A L S  
The purpose of the proposed code amendments is to support redevelopment that is in character with the existing neighborhood.  The 

goals of these new regulations are to: 

 Maintain on-street parking, allow adequate locations for street trees, and minimize sidewalk conflicts by minimizing curb cuts. 

 Maintain the generous tree canopy that’s part of the character of these neighborhoods by requiring additional shade trees in the 

front yard. 

 Reduce the boxy featureless shape of some duplexes through design criteria that encourage columns, bay windows, varied roof-

lines and other features. 

 Discourage duplexes with dominant front-facing garages by increasing garage setbacks, and providing reduced setbacks for cer-

tain other types of units. 

 Encourage tandem development (and require it on corner lots) to break up building mass and promote single family character. 

 Acknowledge that larger units being built today have a higher parking demand than the smaller units of the past, and require 

additional parking for large units.  

 Encourage new buildings to be developed in a style that is compatible with the character of single family homes and the tradi-

tional styles commonly found in our downtown neighborhoods. 

 Encourage diversity in housing stock, rather than cookie-cutter development patterns, by requiring variety between adjacent lots, 

and not allowing “mirror image” front loaded duplexes. 

 Promote home ownership opportunities by allowing tandems in more locations, and allowing existing and new duplexes to be 

split into fee simple lots. 

 In the Colonialtown North Special Plan Overlay, recognizing that the dominant character is small single family homes, change 

the overlay to allow tandems, but reduce the maximum floor area ratio for all new development (single family, duplex and tan-

dem in the R-2 districts). 

 

The following proposals are not recommended by staff, but have been requested during the outreach process. 

 Reduce the number of lots where duplexes and tandems are allowed. The alternative would be a citizen-led effort to rezone 

property to R-1, with a notarized signature from each property owner. 

 Require a public hearing for each duplex. The alternative would be a citizen-led effort to create a historic district or a zoning 

overlay with a review board. 

 Require maximum setbacks, meaning that buildings must not be pushed to toward the rear of the lot.  Existing homes already 

have a variety of setbacks, and this is based on context. Comments regarding setbacks will be provided by staff as part of the 

appearance review process for each new duplex. 

 

ATTACHMENTS 
This staff report includes the following attachments: 

 Summary of proposed code amendments. This matches the handout provided at the September 21 workshop, plus some addi-

tions which have been underlined. A reference to the relevant section of code being amended is provided for each proposal. 

 Draft ordinance. This is a strikethrough/underline document identifying the proposed code text. The final text is subject to re-

view and approval by the City Attorney’s Office. 

 Design guidelines. This document provides guidance for how to meet the design criteria identified in the proposed code amend-

ments. It includes graphics identifying best practices, common architectural features, and defines terms. If the code amendments 

are adopted, this information will help duplex and tandem developers prepare architectural elevations for review. 

 Development standards. This is a “cheat sheet” that includes a summary of all relevant City code related to duplex and tandem 

development, not just the portions that may be revised. Example site plans are also included.  If the code amendments are 

adopted, this information will help duplex and tandem developers prepare site plans for review.   

 

FINDINGS 
In review of the proposed LDC amendment it is found that: 

1. The proposed Land Development Code amendment is consistent with the State Comprehensive Plan (Chapter 187, Florida Stat-

utes). 

2. The proposed Land Development Code amendment is consistent with the East Central Florida Strategic Regional Policy Plan. 

3. The proposed Land Development Code amendment is consistent with the provisions of Chapter 163, Part II, Florida Statutes. 

4. The proposed Land Development Code amendment is consistent with the objectives and policies of the City’s adopted Growth 

Management Plan (GMP). 

 
RECOMMENDATION 
Staff recommends approval of the proposed amendments to the Orlando Land Development Code. 


